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11. Business and Industrial

Areas

Queenstown,
and Wanaka

Frankton, Arrowtown

11.1 Issues, Objectives and Policies

1111 Resources, Activities and Values

Business activities occur throughout the commercial, service and
administration centre within the District, however they tend to be concentrated
in or near urban areas. Queenstown is the dominant containing the widest
range of business activities.

Over recent years there has been a greater mixture of activities on individual
sites.

This trend has been most evident in Queenstown although it is dig€ernible in
other urban areas.

It can typically be seen in the following outcomes:

. home occupations and small business offices established in residential
areas

. retailing activities in more traditional Yadustrial or service activity
neighbourhoods

Business activities are an important so€io-eeenomic resource and occupy a
significant portion (in terms ofgdollar value) of the land resource. Past
planning regimes have provided afequate opportunities for expansion of
business activities through the zoning of land although there is now a need for
increased zoning.

At present the main activities are concentrated in and around the town centres
and the commercial core areas of theytownships. This distribution is a direct
result of historical factors whichmybave been reinforced by past zoning
provisions.

A further trend which has €merged in recent years is a shift towards home
occupations. Theregare manys#reasons for this. In urban areas home
occupations are génerally small scale and cover a wide range of activities. In
rural areas home oecupations tend to be craft based and often have a retalil
component.

The Council acknewledges this development.

Thé%usinessand industrial base of the District is founded in three sectors:

. primary produce

. visitor services

. development and construction

Traditionally the industrial activities have serviced the rural sector or have
been based on primary production. A number of the smaller settlements of
the District still rely on businesses servicing the rural sector for a substantial
part of their economic well being.

The significant growth in tourism, and the range of activities in which visitors
may now participate, has resulted in development of a number of industries
specialising in servicing tourist activities. Also resulting from the expansion in

tourism and associated increase in resident population, there is an emerging
local construction and development industry.

11.1.2 Issues
i Land and Location

. Unavailability of land and poor location can result in loss of
opportunity and vitality of the business sector, as well as inefficient
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use of infrastructure, inconvenience and adverse effects on
surrounding areas.

In Queenstown the growth in visitor and resident population has resulted
in demand for land exceeding supply. This has given rise to increases in
land values, decentralisation of some business activities, dislocation of
other land use activities, redevelopment of existing premises and a need
for expansion of business activity areas.

Development Opportunities

The difficulty to change or redevelop the use of buildings and sites
can lead to inefficient use of buildings and infrastructure and loss
of business vitality.

The Council must have regard to efficient use and development of
physical resources and to the effects of activities. Activities appropriate
in the zones are determined not just through the nature of the
surrounding environment but also in terms of District wide implications,
In particular, some of the areas which have traditionally provide@ for
light industrial activities have the ability to accommodate a wide
range of business activities and in particular, elements of retailing.

Environmental Effects

The establishment and operation of business, {and findustrial
activities may result in adverse effects on busineSs areas and their
surroundings.

In addition to making business areas physically,accessible to the public it
is also necessary to enhance their ameaqities to make them pleasant
places to visit and work. The level ofsamenity ' may differ in particular
business and industrial areas. Thereforeftheredare a number of amenity
issues as follows:

Industrial activity and trafficqoise.

Noise is of concern in proxXimity to residential areas, and therefore
needs to be strictly controlled at the residential interface.

Glare is created from lighting, buildings and car parking.

Visually the industrial amd, business areas are characterised by
buildings built up to boundaries, with minimum setback. Accepting the
functional needs of gbusiness, the Council sees a need to improve
amenity in all of the business and industrial areas.

Traffic withindadustrial and business areas creates more heavy traffic
than occursielsewhere.

Industrial Air Pollution and industrial activities may produce air
emissions;which have the potential to pollute the environment.

ReversSe sensitivity effects on Queenstown Airport may arise where
activities sensitive to aircraft noise are established within business
and industrial areas where those areas are located in the Queenstown
Airport’s Quter Control Boundary or Air Noise Boundary.

Retailing

Location of retail activities in the business and industrial areas
could adversely effect the town centres and result in adverse
effects on traffic safety and vehicle/pedestrian conflict.

The types of activities undertaken from industrial areas have changed in
recent years. Industrial areas are no longer primarily areas of
processing and manufacturing. Services and retailing are becoming
increasingly significant. In the past there has been limited provision for
retail activity from industrial areas. It is important retailing does not
result in compromised traffic safety, pedestrian conflict with traffic flows,
degradation of the amenity values of the town centres, and loss of
efficiency of main arterial roads.

11.1.3  Objectives and Policies

Objective 1 - Business and Industrial Activity
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A range of industrial locations which accommodate a variety of
appropriate  activities, including the maintenance and
consolidation of existing business areas.

Policies

1.1 To enable a wide range of activities to establish throughout the business
and industrial areas.
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1.2 To encourage redevelopment within existing business areas by
consolidating these areas.

1.3 To provide for additional industrial and business zoned land in areas
which will not adversely affect existing business activities and is
consistent with maintaining the standard of amenities in the area.

1.4 To recognise existing large-scale business activities in rural areas and
townships.

1.5 To consider the effects of retail uses in the Business Zones on the Town
Centre Zones and the people and community

Implementation Methods
Objective 1 and associated policies will be implemented through a humber of
methods including:
(i) District Plan
@) Provide rules for distinctive business and industrial areas.

(b) Zone rules to provide for specific retailing opportunities,

(c) Identification of zone areas for expansion of gindustrial and
business opportunities

(if) Other Methods
(@) Provision of works and services.

Explanation and Principal Reasons for Adoption

Many of the existing industries have bgensestablished for a long time,
particularly those which traditionally ser¥iced rusal activities such as transport
businesses and sawmills. Othersfhave ‘established to service the needs of a
growing resident population andtourism activities.

There are some areas where industkial activities have established and which
are subject to servicing constraints. In other areas constraints arising from

adjacent land use activities givegrise, toylimitations on development; for
example, the Shotover Industrial Area,andithe limitations imposed on that by
the Queenstown Airport. Over time¥servicing constraints may be overcome by
extended or upgraded infrastructure.

Unrestricted retail activities are) considered unsuitable for business and
industrial areas because of‘thefneed to ensure retailing does not result in
compromised traffic safety, pedestrian conflict with traffic flows, degradation of
the amenity valuestof the town centres, and loss of efficiency of main arterial
roads. Town Centresqear€ pedestrian orientated and it is necessary to ensure
these attractive “environments are not degraded by retail activities that are
incompatible withyth€ir amenities.

Objective 2 - Amenity within the Business and Industrial Areas
Areas of industrial and business activity which have a standard
of amenity pleasant to visit and work within while recognising
their function.

Policies

2.1 To enhance the business and industrial areas by minimising the adverse
effects created by activities as a result of street appearance, noise, glare,
traffic and dust.

2.2 By ensuring sites for business and industrial activities provide an
attractive frontage to streets, public places and neighbours.

2.3 To ensure provision is made for adequate and properly designed car
parking areas.

2.4 To exclude business activities which generate levels of pedestrian
activity which are incompatible with the location.

2.5 To recognise heavy and noxious activities may not be able to operate
under the higher amenity standards and to impose less stringent
standards in the industrial zones.
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Implementation Methods
Objective 2 and associated policies will be implemented through a number of
methods including:

(i) District Plan

@ Provision of rules to put in place performance standards for
matters such as landscaping, building and street appearance,
noise, glare and separation from neighbours.

Explanation and Principal Reasons for Adoption
Amenity and environmental quality are important in business and industrial
areas. Environmental effects of concern are traffic generation, pedestrian
generation, visual impact, and emissions of all types.

For this reason the Council has determined the locations in which industrial
activities may establish and acceptable levels of effects that may arise from
activities within those areas.

Concerns regarding the effects of traffic and pedestrians are addressed
through location. It is important industrial areas are situated wheregthey have
direct access to main traffic routes because of the nature and vgolumes of
traffic generated by these activities. It is important pedestrian levels are not
so high as to cause concerns for the safety of the pedestrianssgOtherfareas
may be more suited to pedestrian usage.

Visual amenity is addressed through five main elements: landscaping,
building setback, outdoor storage, development{ density’ and building
appearance. Ensuring adequate performance inespgct/of each of these is
important to retaining or enhancing the amenity/within the industrial areas as
well as to minimise the effects of these areas,on the wider environment.

Noise standards are also included whilefthe matter of air emission is
controlled by the Otago Regional £ouncil

Objective 3 - Effect on Amenities

Minimisation of themeffécts Jof business and industrial
activities on neighboursy other land use activities and on
visual amenitiesg

Policies:

3.1 To imposg, performance standards at the interface between the business
and indgstrial areas and residential areas to protect living environments
from_unacceptable noise, smell, shading, traffic and glare.

3.2 To contral the location of business activities so impacts of vehicle
movements are restricted to main traffic routes.

3:8¢ To promote design and layout of new business and industrial areas
sensitive to the amenity of neighbouring activities.

3.4 To have regard to visual amenity of the business and industrial sites
which are located at the Gorge Road entrance to Queenstown and the
Shotover entrance to Frankton.

3.5 To ensure provision is made for employee car parking in the Business
and Industrial Zones at the time of development.

3.6 To ensure that public/visitor car parking is provided on ground level
adjacent to the street frontage of the site.

Implementation Methods

Objective 3 and associated policies will be implemented through a number of
methods including:

(i) District Plan

(@) Include rules relating to environmental standards for noise, glare,
landscaping, setback, height and external appearance of buildings.

(b) Include the use of rules to set down performance standards
for activities adjacent to residential areas.
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Explanation and Principal Reasons for Adoption
There is a desire to protect the environment which has resulted in policies
directed at containment of urban areas.

To reduce the adverse impacts of business activities on residential and other
environments, it is necessary to establish performance measures. Those
promoted through these policies will avoid, remedy or mitigate adverse
effects.

In new business activity areas the opportunity exists for development to be
designed in a way which avoids many of these effects. This can be achieved
through the placement of infrastructure and roading, establishment of buffer
zones and separation using topographical features. The use of these
techniques will be encouraged at the time of subdivision and development.

Certain areas require greater amenity control because of their impact on
surrounding activities. In particular, greater amenity requirements are needed
in specific areas of the Gorge Road business area and in the Shotover,
Industrial Zone.

Objective 4- Effect on Queenstown Airport of Activities Sensitive to
Aircraft Noise

Manage business and industrial areas in proximity to Queenstown Airpert to
ensure _that the operationsal-capacityand-integrity of the Aimpertis._afe not
adversely affected significantly-compromised-now-orin-the-futbre®by Activities
Sensitive to Aircraft Noise.

Policies

4.1 To prohibit the location of any new ActivitySensitive to Aircraft Noise on
business or industrial land within the. Outer’ Control Boundary for
Queenstown Airport.

4.2 To require as necessary méchanical ventilation for any alterations or

additions to Critical Listening Emvironments within any existing buildings

containing an Activity Sensitive to Aircraft Noise within the Queenstown

Airport Quter Control Boundarys

Implementation Methods

Objective 4 and associated policiesawillfbe implemented through a number of
methods including:

i District Plan
(a) Provision—of&one=t Rules to prohibiting any new Activity Sensitive to

Aircraft Noise locating within the Outer Control Boundary of Queenstown
Airport in‘the Business and Industrial Zones.

(b) Rudles to reguire mechanical ventilation of any Critical Listening
Environment within alterations and additions to existing buildings_that
Coentain amy Activity Sensitive to Aircraft Noise on sites within the Outer
Control Boundary to achieve an Indoor Design Sound Level of 40 dB Ldn,
based on the 2037 Noise Contours.

(c) Queenstown Airport Corporation shall offer to part fund retrofitting over
time of mechanical ventilation of any Critical Listening Environments
within_existing buildings containing an Activity Sensitive to Aircraft Noise
located between the Air Noise Boundary and the 2037 60 dB Noise
Contour. This ventilation is to enable windows and doors to remain closed
to achieve the Indoor Design Sound Level if required. Retrofitting shall be
based-on-the 2037 Noise Contours—and retrofitting shall be offered at the
time the Projected 60 dB AANC reaches the property.

All retrofitting shall be conducted in accordance with the conditions
attached to Designation 2.

i Other Methods:

Notification through Land Information Memoranda of the prohibition of new
Activities Sensitive to Aircraft Noise and the requirement to provide sound
insulation and / or mechanical ventilation (where necessary to meet an indoor
sound design level of 40 dB Ldn) for additions or alterations to existing
buildings containing an Activity Sensitive to Aircraft Noise within the Air Noise
Boundary or the Outer Control Boundary.

11.1.4 Environmental Results Anticipated
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Implementation of the policies and methods relating to Business and Industrial
activities will result in:

() Adiverse range of industrial and service activities.

(i)  Provision for a wide range of industrial and service uses to be located at
accessible and convenient locations throughout the District.

(iii) Higher levels of noise in contrast to other zones.

(iv) A distinctly industrial visual environment in terms of building style and
outdoor storage.

(v) Provisions to gradually improve and enhance the street appearance and
character through the use of more detailed frontage landscaping and
controls on external appearance.

(vi) Relatively high levels of vehicle generation including heavy vehicles.

(vii) Retailing activity primarily limited to bulky items, service uses, goeds
produced on site and retailing uses which will not undermine the viabilityy
amenity values and coherence of the town centres.

(viii) Retention of an attractive landscaped gateway area on thesGorge/Road
approach and departure point to Queenstown and protection’ofithe visual
amenity and approach to Queenstown along State HighwayNo. 6 in the
vicinity of the Shotover industrial area.
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